
MINUTES OF REGULAR MEETING HELD JANUARY 31, 2023  

 

Pursuant to rules of Council of the Town of Westfield, the members thereof convened in regular 

session Tuesday, January 31, 2023, at 8:00 p.m. 

 

Mayor Brindle made the following announcements: 

ñThe adequate notice of this meeting, as required by the Open Public Meetings Act, was 

provided by the posting, mailing, and filing of the annual notice of regularly scheduled meetings 

of the Town Council on December 13, 2022.  The notice was, on that date, posted on the bulletin 

board in the Municipal Building, mailed to THE WESTFIELD LEADER, and THE STAR 

LEDGER, and filed with the Clerk of the Town of Westfield.ò 

 

PRESENT: Mayor Brindle, Councilmembers: Habgood, Parmelee, LoGrippo, Katz, Mackey, 

Dardia, Root 

 

ABSENT:  Councilman Contract 

 

Invocation was given by Councilman Dardia 

 

Salute to the flag. 

 

APPOINTMENTS  

 

Mayor Brindle proposed the following appointment. Motion made by Councilman Dardia and 

seconded by Councilwoman Mackey. 

 

Human Relations Advisory Committee 

Bonnie Stewart to fill an unexpired term ending December 31, 2024 

 

OPENING REMARKS  

 

Town Administratorôs Update 

The Town Administrator provided an update on the Conservation Center hours. The Center has 

been opened on weekdays in January and been very successful. The Monday through Friday, 

9:00am to 12:00pm hours are going to continue in February and reassess in March. 

Mayorôs Update 

Good evening, and thanks to everyone who is joining us tonight both in person and online this 

evening. As a reminder, public comment will be accepted in person only, and we are live 

streaming for viewing only via Facebook. As always, the replay will also be available afterwards 

on Facebook, YouTube, and TV 36.  
 

In the interest of time with so many here in attendance, Iôm going to make my remarks very brief 

tonight so that we can get our agenda underway as soon as possible. I do want to touch on two 

topics of great importance. 



  

First, I hope youôve had the chance to read the statement posted over the weekend by Chief 

Battiloro on the Police Departmentôs Facebook and Instagram pages, where he discusses the 

horrific murder of Tyre Nichols by members of the Memphis Police Department. As the Chief so 

eloquently communicated, the cruel, cowardly, and inhumane behavior of the individuals 

responsible for Mr. Nicholsô death is not a reflection of the overwhelming majority of upstanding 

law enforcement professionals across the country who wear their badges with honor, integrity 

and pride. Here in Westfield, I couldnôt be prouder of Chief Battiloroô s leadership, the standards 

of excellence he has brought to our Police Department, and his acknowledgement that there is 

more work to be done. We join the nation in mourning the unspeakable death of Mr. Nichols, 

condemning the behavior of those responsible, and we steadfastly stand by the professionalism 

of the Westfield Police Department. We are grateful for their dedication and service to our 

community. Thank you for all that you do. 

 

On a very different note, Iôd like to briefly review the procedures for tonightôs meeting, given 

that we have a large amount of public interest in the One Westfield Place proposal. We will first 

hear a presentation by Town Planner Don Sammet and Chris Colley of Topology, our 

redevelopment planning firm, to go through an overview of the Redevelopment Plan that is on 

tonightôs agenda.  
 

Because there was some frustration voiced at the last meeting with the sequence of the agenda, I 

want to remind everyone that this presentation, like last weekôs, is being delivered to the elected 

officials tonight which is the appropriate forum for us to hear the information and ask questions 

of our experts in a public setting before we vote on this item ï just as weôve done with other 

redevelopment proposals in recent years. Not only is this an important part of the public hearing 

process, itôs important that these presentations are included in the public record.  
 

Public comment will follow the presentation and then the legislative portion of the meeting will 

get underway. 

I recognize that waiting to speak until late hours on a weeknight can be frustrating, but know that 

we are committed to hearing everyoneôs feedback who has taken the time to come out and share 

it with us tonight.   
 

Before I hand it over to Don and Chris, I want to remind everyone the reasons why we embarked 

on this public journey in the first place. Why are we introducing this project at all, and what 

problems are we solving for? 
 

¶ First and foremost, this proposal will revitalize our downtown and future-proof it against 

further economic downturns with a $350m+ private investment.  

¶ Secondly, it will restore most of the 2,000 jobs that have been lost since 2015 and create 

a healthy and robust seven day a week economy that will sustain and support our local 

businesses for the long-term. 

  



¶ Thirdly, the $213mm in projected PILOT revenue will enable us to stabilize and 

potentially lower taxes over time, fulfilling a goal of making Westfield more affordable 

for all. 

¶ Lastly, this project will expand and diversify our tax base and enable the Town to deliver 

significant public benefits and services that our municipal budget could never otherwise 

sustain, including parking solutions, infrastructure and traffic improvements, new public 

spaces, downtown streetscapes, and more. Simply put, the One Westfield Place proposal 

provides an opportunity for a transformational private investment in our town that will 

benefit our downtown and taxpayers for decades.   

With that, letôs get to work. 

 

PRESENTATIONS 

 

 
 

As the Town Planner I have the opportunity to bring forward what has its genesis starting in 

2018 when Westfield began the Master Plan Reexamination process. A significant amount of 

work has taken place in that time. The Master Panning work that the Town has done, has really 

provided a policy direction for the Redevelopment Plan that is being discussed this evening. 

Starting in 2018 the Town began to work on the Reexamination.  State law says a municipality 

should conduct a Master Plan Reexamination report every 10 years. This is done because things 

change over time. What was appropriate and, in a municipalityôs, planning documents 10 years 

ago, may no longer be needed in the present day. If a municipality does not conduct a Master 

Plan Reexamination every 10 years, a presumption can be made that municipalities development 

regulations are no longer reasonable. The Reexamination report is a review of existing planning 

policies, municipalities ordinances, and existing Master Plan documents. The Town of 

MASTERPLAN
REEXAMINATION
REPORT
DECEMBER2019
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Westfieldôs last comprehensive Master Plan update was 2002. With a Master Plan 

Reexamination report conducted in 2009.  

 

In 2018, the Town started working on the Master Plan Reexamination Report in line with the 

timing. Through the Reexamination process the Town looked at what was liked and valued about 

the community and where there was need for improvement. In essence, the Town looked at the 

Town's vision and goals and decided that they needed to be updated. There was an extensive 

public outreach and participation process. H2M, the consulting firm that helped steer the process 

and drafted the Master Plan Reexamination commented, the level of public involvement was the 

most they've ever seen. The project review graphic on the slide outlines all of the meetings that 

were held. The Town had a kickoff in December of 2018 where a number of stakeholder 

visioning sessions were conducted along with public community workshops, focus groups, and 

Planning Board meetings, and ultimately the adoption of the Master Plan Reexamination by the 

Planning Board. It should emphasize that the Reexamination was really a community driven plan 

which the law doesn't require. The law says that the Planning Board prepares the plan and it's 

adopted at the Planning Board meeting. When looking at the Reexamination report there are 

appendices, specially at the community sections where there was significant community input 

into the project. The Reexamination was being offered by the public, defining what the public 

wants to see as the next steps for Westfield, but also as a course of action, an action plan for 

future planning efforts.  

What were some of the Land Use and housing recommendations? The Reexamination addresses 

underutilized vacant sites and encouraged redevelopment. These building blocks encourage 

transit oriented development, which is the creation of mixed-use communities close proximity to 

public transit such as the Westfield train station. The Reexamination specifically called out one 

of the parking lots and the Lord & Taylor properties for redevelopment opportunities. The plan 

speaks about permitting the mixed uses of the same site in the same building with setbacks of 

upper stories to allow for additional higher density without taking away from the scale or feeling 

of the downtown.  

 

It mentions protecting residential areas from additional multifamily developments. Most 

importantly, the Reexamination recommended creation of unified land use and circulation 

elements of the Master Plan. This is very important because there were quite a few 

recommendations for downtown. The Reexamination recommended creation of a unified land 

use and new circulation plan, which will be an element of the Town Master Plan and needed to 

take into consideration the following recommendations for the downtown appropriate mixed-use 

development. The underutilized properties such as municipal parking lots encouraged the 

enhancement of existing, as well as creation of new commercial space, a parking plan that takes 

into consideration integrated community structured parking, integrated into future development, 

the creation of high tech and medical wellness office space to support the downtown viability 

and introduce next a new tax rate level that is not single family development, creating 

connectivity between the north side of our commercial downtown creation of public spaces for 

residents and visitors embracing the arts and culture, creation implementation of streetscape 

improvement plan and architectural design guidelines and standards for future development that 

people realize and understand.  

 



 
 

The Reexamination Plan works upon that task of updating the 2002 Master Plan by creating a 

unified land use circulation element that was recommended and was included in the 

Reexamination report. The importance of a Master Plan really cannot be understated and I hear 

very often the unified land use circulation and the Master Plan being used interchangeably, 

meaning when people say Master Plan, sometimes they're referring to the Master Plan 

Reexamination Report. Sometimes they're referring to the unified land use circulation. They're 

distinctly different documents. The Reexamination is a review of existing policy and 

recommendations for next steps. It's the Master Plan itself, which is the principal policy 

document that addresses the manner and the locations in which development occurs. The Master 

Plan is the foundation for every Land Use policy, every ordinance and Redevelopment Plan in 

any community. I've heard it described as a policy umbrella, under which all land development 

ordinances need to reside under zoning ordinances and redevelopment plans must be consistent 

with the Master Plan or designed to effectuate the Master Plan and state law. What's in the 

Master Plan provides the Town with a policy directory for development and development 

regulations. In the Unified Land Use Circulation Element there was a deep dive into the 

downtown area. It was broken down into different sub areas each with their own recommended 

development vision. A Unified Land Use Circulation Element is a further refinement of what 

was recommended in the Master Plan Reexamination Report. The Land Use Circulation Element 

discusses increasing allowable building heights, including the entirety of the CBD, the four 

stories, 55 feet, which many people do not realize and greater heights and number of stories 

along the rail line. Then redevelopment areas as well, which includes areas which are governed 

by the Redevelopment Plan to consider. The Land Use and Circulation Element speaks about the 

use of design guidelines to ensure consistency with the existing character of the community, 

including setbacks about the floors from lower floors, development, creation of public spaces 

and public plazas, visually screened parking areas from the pedestrian streetscape improvement 

recommendations, locating office and residential uses. The Master Plan is the development 

UNIFIEDLANDUSEAND

CIRCULATIONELEMENTOF

THETOWNMASTERPLAN
JUNE2021
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roadmap for a community as a development roadmap for the Town of Westfield. The 

Redevelopment Plan has been authored, designed, drafted following a roadmap consistent with 

the policy. In the Redevelopment Plan document there is an entire chapter showing how the plan 

is consistent with the town Master Plan. Those that live and work in Westfield, staff, Planning 

Board, the Governing Body, residents of houses all sizes, whether it's a single family homeowner 

putting an addition on the back of their home, or larger developers like Streetworks; they have to 

propose work that is consistent with the Master Plan as it applies to their property.  

 

Councilman LoGrippo 

You said 55 feet to the Central Business District zone change recommendation is up to four 

stories. Currently, it's three stories. The office buildings that are being proposed are five stories, 

75 ft.  

 

Town Planner 

Correct. The Master Plan recommends the increased building height and throughout the entirety 

of the CBD that says there should be consideration for taller buildings along the rail line. 

 

 

Lord&Taylor/TrainStationRedevelopmentPlan
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Chris Colley, Topology 

 
The Lord and Taylor/Train Station Redevelopment Plan is on the agenda for consideration for 

potential introduction. Topology is an urban planning firm which provides these redevelopment 

and municipal planning services for a number of communities around the state. It is critically 

important to say as we lead off, we work for the Town of Westfield. Topology was hired by the 

Town as the Town's Redevelopment Planner. Topology is representing the Town and not the 

developer on this plan, which really is a plan by the Town and for the Town. There are three 

components to the presentation this evening. I'm going to start with a little bit of background and 

a little bit of process.  
 

 

 

1.Background+Process

4



 

It is important to begin with the properties that are being discussed and the properties that are 

governed by the proposed Redevelopment Plan. There are three sets of properties as lesson zone 

by Lord & Taylor, the Lord & Taylor lots and properties that are referred to as the North Zone, 

which is the Town's North train station parking lot. And the property of the river it was the sell 

zone which is the sell zone transaction parking lot.  

 

 

Whichpropertiesarewetalkingabout?
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WhatôsaRedevelopmentPlan?
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ARedevelopmentPlanisadetailedzoning

ordinancethatcanincludespecificdesign

standardsand mandatepublic

improvements.

ARedevelopmentPlanisnotasiteplanora

buildingblueprint.ARedevelopmentPlanis

notafinancialagreement.



A Redevelopment Plan is a zoning ordinance that applies to a targeted area. The reason why a 

redevelopment plan is done instead of a traditional zoning ordinance is it allows the Town to 

focus on specific cities, if eligible, and to be very detailed about the types of building that will 

happen there and the public improvements that will be associated with that building. It's also 

important to understand what a Redevelopment Plan is not and what's not being voted on this 

evening or with this ordinance, Redevelopment Plans are not a final design of a building or 

blueprint. It's a set of parameters that governs general minimums and maximums and design 

standards for a site or sites. It's also critically not a financial agreement. What the Council is 

considering is not is not a financial agreement, not a collection of commitments. Those things are 

part of a subsequent step in the redevelopment process. While the Redevelopment Plan is going 

to set Land Uses, standards, and public improvements the project will continue to evolve if it 

moves forward. There will continue to be more detailed design information, design decisions, 

commitments, timelines, and those will ultimately happen in the Redevelopment Agreement, or 

at the site plan approval process. 

 

 

 

While the Redevelopment Plan is going to set Land Uses, standards, and public improvements 

the project will continue to evolve if it moves forward. There will continue to be more detailed 

design information, design decisions, commitments, timelines, and those will ultimately happen 

in the Redevelopment Agreement, or at the site plan approval process.  
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RedevelopmentProcess



 

 

 

The Redevelopment Plan is important, since there are a lot of important guidelines, but it's by no 

means a vital step in the design process. Don was kind enough to talk about some of the 

recommendations of the Reexamination that really started to kick off this process. The adoption 

of the Master Plan in 2021 is the guiding document. In September, HBC | Streetworks presented 

their proposal and kicked off a very robust public process. The Town and consultants have been 

RedevelopmentProcess
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Howdidwegethere?
December2019:MasterPlanReexaminationrecommendsñredevelopmentopportunities

[to]ébeexploredéincludeareassessmentoftheSouthAvenueTrainStationParkinglot,

propertiesownedbyHudsonôsBayCorporationéandall[municipal]parkinglots.ò

JuneïNovember2020:Propertiesdesignatedñinneedofredevelopmentòor ñin

needofrehabilitation.òDowntownWestfieldScatteredSiteRedevelopmentPlanadopted.

June2021:WestfieldUnifiedLandUseandCirculationElement(ñMasterPlanò)adopted.

September2022:InitialprojectpresentationbyStreetworksatTownCouncil

meeting.

January31,2023(tonight):PotentialintroductionofRedevelopmentPlan.
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participating in the public process which has influenced the project that is before the Council in 

its current form.  
 

 

The vision that was set forth in the Master Plan is important to keep in mind as the tenants of this 

plan are evaluated. Downtown Westfield serves as the heartbeat of the community's commercial 

and social activities. It continues to be envisioned as a pedestrian oriented and mixed-use center. 

It will offer a variety of housing choices, retail environments and traditional and non-traditional 

office employment opportunities. New development will preserve and celebrate the town's 

history and architecture. provide housing and destination for shopping and services all within an 

environment of tree lined streets, parks, and plazas. Westfield cherishes its heritage while taking 

full advantage of new technologies and innovations. A visually enhanced streetscape with wide 

sidewalks, pedestrian and bike facilities will provide safe connectivity throughout downtown, on 

North and South Avenue, and provide linkages to its neighborhoods.  

MasterPlanVision

DowntownWestfieldservesastheheartbeatofthe

communityôs commercialandsocialactivities.It

continuestobeenvisionedasapedestrian-oriented

andmixed-usecenter;itwillofferavarietyofhousing

choices,retailenvironments,andtraditionalandnon-

traditionalofficeemploymentopportunities.New

developmentwillpreserveandcelebratetheTown's

historyandarchitectureandprovidehousingand

destinationsforshoppingandservices,allwithinan

environmentoftree-linedstreets,pedestrianparks,

andplazas.Westfieldcherishesitsheritage,while

taking fulladvantage of

innovations.A visuallyenhanced

widesidewalks,pedestrianandbikefacilities

newtechnologiesand

streetscapewith

will

providesafeconnectivitythroughoutdowntown,on

NorthandSouthAvenue,andprovidelinkagestoits

neighborhoods.
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Setbacks are the distance between a building and a curb line or property line. Stepbacks sound 

similar but are different. It's the distance that an upper story is setback from the floor below. The 

Master Plan lays out three zones that comprise sidewalks: a buffer zone, which is usually that 

landscaped area that separates from the street when a person is walking on the sidewalk 

pedestrian zone.  

 

2.PlanOverview
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The discussion about any plan begins with the outcomes that we hope that it will achieve. They 

are critical to understanding what it is that the Town is trying to achieve. The big key outcomes 

of this plan are the creation of new public spaces and gathering spaces downtown. For the 

community to enjoy the creation of a diverse set of housing opportunities. In the plan are age 

restricted housing, some market housing, and some affordable housing. New Economic activity, 

whether in the form of office buildings, or retail that is intended to help support local businesses 

downtown and drive pedestrian activity throughout the downtown, improve sidewalks, wider 

sidewalks, better designed sidewalks, sidewalks that are more functional intersections that are 

safer and more efficient for vehicles or pedestrians, modern parking facilities obviously it's no 

secret that the redevelopment area comprised largely of surface parking and replacement of that 

parking. Commitment to developing and designing properties that are sustainable and over 

thinking in provisions that they include. extensive set of architectural standards that keep the 

Town in control of the design, and resulted in a project that is beautiful and one to be proud of. 

Finally, and this sort of underpins everything in any development, one of the first questions we 

have to ask ourselves are what are the impacts of that development, and how are they being 

mitigated? That is something that has been kept front of mind while drafting this plan and 

evaluating this project. 
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The West Zone comprises three properties, or three sub zones as identified in the plan. Lord & 

Taylor, North Avenue, North & Clark Street are how they are defined in this document. 
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PlanOverview
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One of the recommendations from the Master Plan for the West Zone that is critical and helps 

explain some of the height recommendations that are included in the plan is that there's the 

opportunity for heights and number of floors that exceed the rest of downtown. With that greater 

height, additional design guidelines, setbacks, setbacks that break up with massing, and other 

similar sorts of architectural strategies need to be employed to accommodate that height. The 

Master Plan also includes recommendations about office and residential uses limiting conflicts 

with pedestrians and limiting new public open space that's created.  

 

 

WestZone:MasterPlanRecommendations
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¶ ñThelocationandcharacteristicofthesitepresentstheopportunityforthe

redevelopmentsitetohaveheightsandnumberofhabitablefloorsthatexceed

therestofdowntownWestfield.ò

¶ ñGreaterdesign guidelinesareneededéò

¶ "Additionalsetbacks forupperfloorsmaybeneeded.ò

¶ ñTheTownshouldworkwiththeredevelopertoencouragearchitecturaldesignsto

helpbreakupthemassingofnewbuildings.ò

¶ ñItmaybeappropriateforonlyofficeorresidentialuses.ò

¶ ñDevelopmentshouldattempttolimitpotentialconflictwithpedestrians,éò

¶ ñTheremaybe[open]spaceaccessibletoresidentsofanynewdevelopment,but

itshouldnotbeviewedinthesamewayaspublicspacelocatedadjacentto

theTownôstrainstations.ò

WestZone:ExistingConditions

Lord&TaylorSub-Zone
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